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An Introduction
Each winter and summer, a team of students from Portland State 
University’s Master of Real Estate Development program are tasked 
with creating a development program for an existing site in the 
Portland or Seattle region. These teams produce a development 
concept through ingenuity, research, and consultation with experts 
in the real estate industry. NAIOP has generously sponsored our 
team and provided a venue for us to present our plan to the public.
The following report is our development program for the 2.17 – acre 
site in the Central Eastside Industrial District currently owned 
by Prosper Portland. Our proposal consists of three half blocks 
housing a CLT building and dual-block office hub named Portland 
Innovation Center. We believe this unique site can be molded into 
a next-generation “factory” becoming ground zero for creative 
collaboration and product development on the Eastside while 
producing solution-oriented ideas and citywide connections.
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Meet the Team
Rully Adisuryo
Rully Adisuryo is an analyst/junior underwriter with Greystone Co. 
Specializing in HUD deals for new construction and refinance for 
multi-family project ranging from $5 million - $50 Million. His career 
in real estate started as a market research intern with Gerding Edlen 
where he worked directly with the acquisition and development 
team for Portland and Seattle. He is currently a dual-degree 
candidate for Master of Real Estate Development (MRED) program 
and Master of Science in Finance (MSF)
Melissa Beh
Melissa Beh has a Master’s degree in English Literature from Weber 
State University. She has experience in political consulting from her 
time living in Washington DC, but most recently worked for Special 
Olympics Oregon on the Development and Events team. Melissa was 
drawn to the Portland State’s MRED program due to her interest in 
how real estate development shapes cities and communities. Melissa 
will complete her MRED degree in December of 2017.
Andrew Crampton
Andrew Crampton is a MRED candidate, author for PSU’s Center 
for Real Estate Quarterly publication and a development services 
planner with the City of Hillsboro. He has a Bachelor of Science 
degree in Planning, Public Policy and Management from the 
University of Oregon. Post-graduation he plans to continue 
cultivating a multifaceted career at the intersection of planning, real 
estate development and urban design.
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Jamison Loos has an undergraduate degree from Reed College in 
American Studies. At Reed, he was awarded a Faculty Research Grant 
for his thesis on 1960s urban renewal programs. He has worked 
as a project manager for student housing and loan specialist for a 
national commercial lender. Currently, Jamison is a Development 
Coordinator at Holland Partner Group. 
Ben Summers
Ben Summers has a Bachelor’s of Business Administration from 
Gonzaga University. He has worked for StanCorp Mortgage Investors 
since 2013 in a number of different roles. Currently, Ben is a Business 
Financial Analyst primarily working on the development and use 
of comprehensive information systems to support financial and 
portfolio reporting, as well as preparing and analyzing accounting 
transactions using GAAP and other authoritative literature.
Yan Zhang
Yan moved to Portland a year ago from China after being a Manager 
Assistant for NZ Yuhua Ltd. Upon graduation, Yan plans to become 
an entrepreneur in New Zealand. Yan has a Bachelor of Science from 
Liaoning Shihua University (China), and an MBA from Oregon State 
University.
Conner Dowling
Conner Dowling is a registered architect in the state of Oregon 
and working as a project designer for Bora architects. He has most 
recently worked on projects for colleges and universities across 
the country as well as high tech office space and public schools. 
Conner helped lead a Bora design research project in 2014/15 for the 
development of the subject site.
Vern Rifer
Vernon Rifer is the instructor of the Real Estate Workshop class. 
He is a Senior Adjunct Instructor with PSU’s Center of Real Estate, 
and principal of Rifer Development. Mr. Rifer has over 30 years of 
experience in the design, construction and development of major 
commercial, residential and public facilities, with a specialty in 
developing office buildings, urban and mixed-income housing, and 
mixed-use projects. 
Executive Summary
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“Portland Innovation Center” (PIC) is oriented around spatial usage for health, science, tech, 
and educational tenants that embody Portland’s Innovation Quadrant (IQ). Fueled by the 
Knight Cancer Research Challenge and an expanding Oregon Health Sciences University 
(OHSU) waterfront presence, IQ is intended to transform the Portland region into a world class 
medical, technological, and research hub. These users have an operational need for large floor 
plates, which are difficult to develop among Portland’s 200’ by 200’ traditional block-grid. 
Portland Innovation Center consists of two discrete developments: Idea Factory and Perch. Idea 
Factory is a six-story building constructed with round concrete columns and exposed concrete 
slabs. The building spans across Portland Innovation Center’s two northern two blocks and 
will be 90 feet tall, containing a diverse mix of first floor retail & industrial and five-levels of 
creative office. Perch is a nine-story, 130-foot tall iconic building containing Cross-laminated 
Timber (CLT) as the primary structural material supporting a first-floor of industrial, three-
level parking garage, four levels of office, and a ninth-level office penthouse. Since above-grade 
structured parking does not currently count towards FAR limits in the IG1 zone, the building 
will be designed with integrated structured parking. However, the CLT composition and 
centralized core ramping system will allow for future flexibility to remove the parking ramps 
and convert the existing parking floors into creative office if future parking demand decreases. 
After years of protracted negotiations with ODOT, Proper Portland acquired the site in September 
2017 for $2.845 million, with a budgeted $1 million investment in environmental remediation costs. 
Prosper Portland’s key goals for the project are: creating a major employment hub, delivering 
parking that supports employment growth for the Central Eastside, delivering affordable 
and equitable industrial space, and generating an infusion of stable cash flow for the agency. 
This development comes at a time when office rents are converging towards a comparable rate 
among various sub-markets within the Central City, as demonstrated in the Market Analysis 
Section, as demonstrated in the market analysis. Idea Factory and Perch will juxtapose high-
amenity buildings connecting to the waterfront with cost-effective interchangeable modular 
floor-plate layouts. PIC will seize the unprecedented opportunity to attach large-scale, Class 
A office users willing to pay top-dollars rents (approximately $34 per square foot) and can 
establish the Central Eastside as a center for new ideas and creative solutions.
Innovative Concept Plan
Design Concept
Prosper Portland
Development Objectives
Neighborhood
Context
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Central Eastside
The Central Eastside Industrial area is a 681-acre district located south of 1-84 extending south 
to Powell Boulevard and from the Willamette River east to SE 12th Avenue. The area has played a 
significant role in the economy of Portland for more than 150 years. The district houses a variety of 
both traditional and creative industrial sectors that employ more than 17,000 people and contain 
over 1,100 businesses, which is the city’s largest employment hub outside of downtown Portland 
(Central Eastside Industrial Plan).
Historic Central Eastside. Source: Vintage Portland Historic Central Eastside. Source: Vintage Portland
In 1869 the East-Side Oregon Central Railroad connected the area with Salem, and an industrial 
economy based on the shipment of agricultural products began to take hold. The area was initially 
part of the City of East Portland, and was connected to the City of Portland via the opening of the 
Morrison Bridge in 1887 (Oregon Historical Society). The Morrison Bridge was the first to connect 
the east and west sides of the Willamette River in the district, and in conjunction with the new 
rail lines to California and eastern states the transportation infrastructure fueled the area as the 
central trade hub for the burgeoning state of Oregon. 
Produce distribution and industrial service businesses lined the railroad tracks and Union Avenue 
(now Martin Luther King Blvd). Commerce lined Grand Avenue and vacant lots throughout the 
area were developed as a mix of industrial, commercial, and residential uses. The eastern bank of 
the Willamette was covered in wetlands that provided ecological benefits, which conversely also 
made development difficult and streets were often built on trestles to make the area navigable. 
The area’s high water table continues to be a development constraint in the present.
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Eastbank Commerce Center. Source: diloretoarchitecture.com
The district’s historical melding of the ecological with the 
entrepreneurial forms the genesis of Portland Innovation Center: 
a cacophony of creative office, industrial, and commerce that links 
the waterfront to the Central Eastside 
During the 1950s, the dominance of rail and shipping declined both locally and nationally as 
trucks became the new mode for moving freight across the US. Several of the large distribution 
hubs left the Central Eastside for greener suburban pastures near the ever expanding highways 
along the urban fringe. As a result, the area slowly began to morph into smaller, more eclectic 
manufacturing users. This creative vibe fueled the unique, entrepreneurial spirit of the district 
that extends into the current day. 
Traditional manufacturing and warehousing businesses such as Pacific Coast Fruit and Winks 
Hardware co-exist with 21st century employment hubs such as Simple Bicycles and Viewpoint 
Construction. Key business industries in the Central Eastside include warehousing and 
distribution, manufacturing, industrial services, and knowledge based production design. 

Market Analysis
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The Portland Metro Area has seen tremendous growth in population, job creation, and real 
estate development since the years following the 2008 economic downturn. Particularly since 
2011, annual job growth is consistently higher than the national average and the regional 
unemployment rate is below 5%. White collar jobs make up 66% of employment and the 
median household income is $74,700. The metro area has benefited from this rapid growth 
while also experiencing growing pains. Job creation, increase in traffic congestion, and 
steepening business competition are key changes the area is currently facing. The Portland 
Innovation Center seeks to ride the city wide growth while providing one-of-a-kind space.
Statistics of Portland Metro Area. Source: Site to do Business
$74,700
$74,700
Portland Metro Regional Area
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Source: Oregon Employment Department, Johnson Economics
The Portland Metro Area’s annual job growth rate is 2% which translates to 22,000 new jobs 
created per year. While this growth rate is higher than the national rate, 1.6%, it is lower than 
2015 which boasted of a rate of 3.1% or 36,000 new jobs. This decline in job creation has been a 
trend seen in a number of industries, but most notably in the manufacturing sector. 
Regional Employment Trends
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Above is a graph showing the projected job growth by industry from 2014 – 2024 compared to 
the previous ten-year period 2006 – 2016. Professional/business services jobs are forecasted 
to lead in job creation at 2.2%, with both leisure/hospitality and heath care/social assistance 
coming in second at a rate of 1.8%.
Source: Oregon Employment Department, Johnson Economics
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Source: Johnson Economics
Regional Office Market Overview
Portland Metro’s office market has seen steady growth in both deliveries and rent prices 
over the last five years, and with three million square feet currently in the development 
pipeline, in Central Portland alone, this trend isn’t slowing down. The Central Eastside, 
specifically, has 800,000 square feet of office space in its pipeline – though not all of the 
proposed projects have been entitled yet. 
One reason Portland has had a stronger office market than many other parts of the country 
has been strong job growth in the metro area, particularly in the tech sector. The tech 
industry tends to attract and rely on a young labor pool that generally prefers to work in 
an urban setting, which is why much of the office space being built is concentrated in the 
central city.
Portland Innovation Center (PIC) provides a unique opportunity to create creative and 
flexible office space with large floor plates – a product not often found in Portland. Portland’s 
small block grid creates mostly very small floor plates, which is a detractor for some large 
companies that want to consolidate on one floor. Local real estate brokers report a deficit 
of large floor plate office space that is needed to attract larger tenants and the PIC could be 
a center of innovation that draws large national and international companies to it, helping 
Portland compete with major business hubs such as San Francisco and Seattle. 
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Figure 1. Source: Costar, Johnson Economics
Regional Office Rent and Vacancy Trends
Portland office rental rates have consistently been on the rise over the last decade while 
vacancy rates have trended down. On average, rents have climbed 3.4% annually over the 
past ten years. The Johnson Economics’ graph above shows Central Portland’s rent growth 
in each submarket. Every submarket has seen steady growth, but the Central Eastside has, 
by far, the most significant amount of growth.
According to Johnson Economics (see below graph) current office vacancy rates within 
Central Portland hover around 8.5% and asking rates on average are slightly above $27. 
These rates are forecasted to maintain their steadiness for the foreseeable future while 
averaging an annual growth of 3%.
Source: Costar, Johnson Economics
Cumulative Office Rent Growth Since 2007 by Submarket, Central Portland
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Each Portland submarket’s office asking rates are increasing year-over-year, with the 
Northwest District currently maintaining the highest rent prices, above $28. Portland Metro 
Area’s offices rental rates are starting to level out. While Portland may not see such drastic 
growth as in recent years, but an annual average of at least 3% growth is still expected in 
most submarkets.
Source: Costar, Johnson Economics
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All submarkets, with the exception of the CBD, have vacancy rates below 8%. However, the 
tightest margins can be seen in John’s Landing, Lloyd district, and Central Eastside districts. 
These three areas have maintained vacancy rates below 5% since 2014. 
Source: Costar, Johnson Economics
22 Real Estate Development Workshop Summer 2017
Source: CoStar, Johnson Economics
Traditionally Portland’s CBD has dominated the office market, and it still does in terms of 
occupied space at 19 million square feet, but a new trend has emerged over the last ten years 
in annual net absorption trends. Out of Portland’s six main submarkets, the Pearl District 
and Central Eastside (not the CBD) have had the highest annual net absorption averages 
during the last decade. 
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Central Eastside Drive Time Map. Source: Site to do Business
Parking
Parking supply in the Central Eastside is relatively low and future increased employment 
density will exasperate this problem. Currently, street parking is timed but not metered. 
However, the City of Portland is considering adding more meters to the area in the near 
future. There are a few parking garages in the district, such as the Clay Creative Building, 
but current zoning laws in the Industrial District do not require minimum parking ratios. 
There are some surface parking lots in the area, including under the I-5 freeway. Yet, the 
proposed 2018 Central City Code will not allow new surface parking lots. The result of 
these policies and trends is that the Central Eastside Industrial District is hampered by 
limited parking availability. Currently, vthe average price of a monthly parking garage pass 
is between $85 – $195. These prices provide a baseline rate for structured parking in future 
developments.
Portland Innovation Center will help the Central Eastside meet key demand factors 
including: job creation, increased parking capacity to support economic development, and 
large industrial office footprints. It will also bring a competitive edge to the Central Eastside 
Industrial District – making it a unique business hub unlike anything seen in the area. 
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The Central Eastside remains a true industrial district. Based on a research by Johnson Economics 
(2015), the Central Eastside had a total of 19,300 jobs. This represents almost 1 in 10 of all of Central 
Portland. Employment distribution from the district typically occupied by industrial type of 
service such as: wholesale trade, distribution, and manufacturing. In fact, 25% of the district’s 
employment is categorized under these three categories, compared to 21% metro-wide.
 
The wholesale industry accounts for 13%, which also attracts construction firms that account 
for 9% of employment. Other major industries in the Central Eastside are accommodation and 
food services, which account for 12% of employment. Restaurants and bars account for 11% of 
employment, in comparison to Central Portland at 7% and metro-wide at 8%.
Central Eastside
Employment Profile
Source: Johnson Economics
Wholesale Trade | Distribution | Manufacturing
Johnson Economics states that between 2010 and 2015, the Central Eastside had an average 
annual employment growth rate of 3.2%, which was higher than Central Portland and the 
metro area with 2.6% and 2.0% respectively. The district added approximately 2,800 jobs over 
the five year period (560 jobs annually).
Two major industry drivers responsible for the growth--the professional & business services 
industry and restaurant & bar industry. These two industries account for one-third of new 
jobs in the district. The professional and business services industry is the primary driver of 
increased office space demand in the district and created a total of 950 jobs between 2010 
and 2015. Most of these jobs came from providing technical services to other businesses. The 
restaurant & bar industry added 916 jobs. Retail also contributed to the absorption of retail 
space in the Central Eastside with a total of 401 jobs. 
Source: Oregon Employment Department, Johnson Economics
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CoStar estimates 33,000 to 40,000 square feet of average annual absorption in the Central 
Eastside, but Johnson Economics believes this number underestimates actual net absorption 
in this submarket due to the number of industrial space that has been converted to office 
space – CoStar’s methodologies differ from Johnson Economics on these types of conversions 
in regard to annual absorption numbers. Johnson Economics also suspects the historical 
average annual absorption rate to be relatively low because of the constraints the submarket 
has been subjected to that has led to a lack of marketable supply. The below chart shows the 
district’s vacancy rate, net absorption, and new construction deliveries. Since 2Q15, vacancy 
rates have been historically low, and net absorption has largely been constricted to new 
supply. The overall trend has been for new structures and converted space to be absorbed 
quickly, which suggests that increased absorption might have been occurred with an increase 
in supply.
Source: CoStar, Johnson Economics
Office
Johnson Economics conducted a survey of the office and retail markets in the Central 
Eastside focusing on new or recent renovated buildings. These office properties are:
1. Clay Creative
2. Pitman II
3. Waterman
4. Eastbank Commerce
5. Olympic Mills
6. Slate
7. Framework
8. The New York
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Office Comparables
Source: Johnson Economics
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Source: Johnson Economics
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Between 2007 and 2017, the Central Eastside experienced a transition in the market from 
industrial to office and retail use. Based on CoStar data, the industrial occupancy space fell 
3% (from 58% to 55%). On the other hand, office space occupancy increased 4% from 20% to 
24%, and retail space stayed stagnant with 22%. 
Due to the increase of demand for office space, office occupancy increased by 15.7% while 
the inventory of office only increased by 5.6%. Conversely, occupancy for industrial 
space declined by 5.1% with an inventory decrease of 8.2%. Retail has increased by 0.4% in 
occupancy, despite a 1.7% decline in inventory.
Market Shift
Source: Johnson Economics
Source: Johnson Economics
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In comparison to office and industrial markets, retail has seen a weaker recovery. Part of 
this is due to competition from online vendors. Restaurants and bars have benefited greatly 
by absorbing most of the space vacated by struggling brick and mortar retailers.
Historically, retail vacancy rate have been relatively low in Central Portland. The Lloyd 
District was the strongest market until Nordstrom vacated its space in the Lloyd Center 
in 2015. The Central Eastside has been the tightest with a vacancy rate of 4.1% which 
represents opportunities for growing the retail industry in the area.
Source: CoStar, Johnson Economics
Retail
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Average asking rents for retail space range from $20-$25 per square foot NNN in the Pearl, 
Northwest, and Lloyd District Based on this data, the Central Eastside is experiencing a 
gradual increase from $14 (2012) to a current level of $18.65 (2017). The slow growth indicates 
a growing demand in the face of low supply, but at the same time, the area has a lack of 
malls and shopping streets compared to other submarkets. However, the growing number of 
restaurants and brewpubs is beginning to increase quite significantly, increasing its appeal as 
a destination neighborhood.
Average retail asking rates (NNN Equivalent) By Submarket, Central Portland (2007-2017)  
Source: CoStar, Johnson Economics
Retail Asking Rent
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The retail properties surveyed by Johnson Economics in the Central Eastside are as follows:
1. Pitman II
2. Waterman
3. Plow Works
4. The Weatherly
5. 811 Stark
6. Fair Haired Dumbbell
7. Slate
Six of these were either constructed or renovated within the past three years. One 
exception to this is the Weatherly, which is an older vintage building built in 1928; renovated 
in 2003, but comparable to the other six newer properties. 
Retail Comparables
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Source: Johnson Economics
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Source: Johnson Economics
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Source: Johnson Economics
Conclusion
Johnson Economics’ evaluation of the surveyed properties in the Central Eastside estimate that 
current Class A creative industrial office achievable annual triple-net asking rates range from $30-
32. They also target industrial warehouse rates at $13-15, with retail and restaurant rates at $26-28. 
With the consideration of a 2019 delivery of Portland Innovation Center (PIC) the assumption of a 
$1-2 rental rate increase in office, industrial, and retail uses is justified and achievable upon delivery. 
The district’s history, particularly in the last five years, of low vacancy rates and rapid absorption 
in these industries indicates a supply demand. These considerations, plus the implementation of 
the Innovation Quadrant, signal a need and a desire for a next-generation project like PIC.
Planning Overview
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The Innovation Quadrant was fueled by an expanding OHSU along the South Waterfront, 
bolstered by Phil Knight’s $1 billion matching grant cancer research challenge. On the west 
side are three cornerstones of the Quadrant: Portland State University’s (PSU) University 
District, Oregon Health & Science University’s (OHSU) Marquam Hill Campus and OHSU’s 
Schnitzer Campus in the South Waterfront. Portland Innovation Center is located within 
this ambitions project is intended to transform the Portland region into a world class medical, 
technological, and research hub.
Innovation Quadrant
On the river’s east side Oregon Museum of Science and Industry (OMSI), Portland Opera 
and Portland Community College (PCC) are the key institutions connected to IQ. PSU, OHSU 
and PCC are the three largest higher education providers and employers in the region. Their 
collaborations form the engine of the Innovation Quadrant. Together, the four districts of 
the Quadrant are projected to grow by approximately 30,000 jobs and 11,000 households over 
the next 25 years.
OHSU Knight Cancer Institute. Source: Next Portland
Portland Innovation Center is a key piece of the Innovation 
Quadrant, propelling Portland to global prominence in the cross 
collaboration of health, science and technological industries.
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Planning Overview
The Central City 2035 Plan (implemented by the 2018 Central City Code) attempts the 
difficult balance of meeting central city employment growth goals while still preserving the 
traditional industrial character of the neighborhood. The City of Portland seeks to thread 
this needle through the proposed 2018 Central City Code language that will broaden the 
allowed uses in the area’s Industrial Sanctuary zoning. Granting additional flexibility will 
accelerate the area’s employment growth by transitioning from traditional heavy industrial 
uses to creative industrial office.
Aerial View of Central Eastside. Source: Bora Architects
The discrete office and industrial users is not reflective of the 
interconnected nature of 21st century production business.
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The Central City 2035 Comprehensive Plan is the primary 
guiding policy document for the Central City with goals, 
policies and tools designed to make the Portland’s urban core 
more vibrant, innovative, sustainable and resilient. 
Industrial
Office
FAR
Bonus
IGI
Zoning
Allowed at 3:1 FAR with Industrial Bonus 
Option for an additional 1:1 FAR Bonus.
If 33% of the ground floor is used as 
Traditional Industrial, then an additional 
1:1 FAR of Industrial Office may be built on 
the site for a total of 4:1 FAR. 
Structured Parking and Industrial uses are 
not subject to FAR limits.
Entitlement 
Process
There is no design overlay or design 
guidelines for the site, so there is a 
high level of design flexibility. 
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Industrial
Office Uses
Characterized by activities that focus on 
science, technology, and design services 
associated with the production of physical 
or digital goods. 
A digital creative firm that occupies three floors of the Karuna East 
office Building. 
Existing Precedent: Instrument
Instrument Office. Source: New York Times
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Retail Sales 
and Services
Traditional retail is limited to 12.5% of the 
total site area. 
Widmer Brewing Company. Source: Wikimedia Commons
A portion of the proposed Brewery will contain a retail sales 
component, with the rest serving as a brewery production facility 
under the Industrial classification. 
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Green Roof
Requirements
The new Central City Development 
Code will require new buildings to 
provide 60% green roof coverage. 
Portland Green Roof. Source: Medium
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OHSU Center for Health. Source: Next Portland
The OHSU Center for Health and Healing Sky Bridge between SW Bond Street and SW Whitaker 
Street establishes the herculean threshold for the City of Portland to allow encroachments over 
the right of way. Entitlement of the sky bridge was granted because it was necessary to provide 
a quick and sterile connection between surgical suites and patient recovery operations. Similar 
medical and research users requiring specialized operations larger than the standard 200’ by 
200’ Portland grid will be ideal PIC tenants.
In addition to providing operational necessity, an important encroachment approval criteria is 
demonstrating that the proposed design maintains the existing block grid, improves pedestrian 
connections in the public right of way, and minimizes super-blocking effects. PIC will maintain 
the existing urban block grid by installing a woonerf, a Dutch term for a street that prioritizes 
the pedestrian experience. The massing (connected like fingers of folded hands) and the lower 
building height of Idea Factory (compared to Perch) circumvent a monolithic design, typically 
associated with superblocks. 
PIC presents a once-in-a generation opportunity to establish the Central Eastside as a key hub of 
the Innovation Quadrant by bringing together corporate resources and creative talent. The large 
floor-plates will require zoning concessions, including slightly increased FAR (5.5:1), encroachment 
over the right-of-way via the pedestrian bridge connecting Idea Factory, and the establishment 
of a car-free woonerf along SE Salmon. These features play a critical role in meeting the needs of 
forward-looking, collaborative tenants attracted by the IQ concept.
Encroachment Exception
Idea Factory will link users requiring large floor plates provided 
by the dual-block building with the employment goals of the 
Innovation Quadrant.
Site Context
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Neighborhood Context Map. Source: Bora Architects 
Site Vicinity
The area surrounding Portland Innovation Center is an eclectic pattern of users ranging from 
heavy industrial users (such as auto-servicing and contracting suppliers) to high-end retail (such 
as the fine-dining establishments and gastropubs). There are also business that successfully 
blend traditional production with the modern craft-oriented consumption economy. This blend 
is the framework for both Idea Factory and Perch: knowledge-based, creative interpretations of 
conventional manufacturing. 
Despite lacking a common architectural style in the district, the 
overall architectural fabric reflects of the practical, utilitarian uses 
in the district. Building materials typically reflects concrete and 
simple metal panels to form a gritty-industrial aesthetic.
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Aerial View of Neighborhood. Source: Bora Architects
Located north of the Hawthorne 
Bridge between the east bank of the 
Willamette River and Water Avenue, 
the development site consists of three 
half-blocks south of SE Taylor Street 
and North of SE Madison Avenue. The 
site is relatively flat with an elevation 
of approximately 33 feet. 
The site was historically used to 
deposit dredging soils prior to being 
filled with a variety of materials 
in order to raise the grade above 
floodwater elevations.
The site is currently vacant space 
utilized for surface parking, lined 
with asphalt concrete and other 
aggregates. Prior structures on the site 
were utilitarian in nature and used 
to recycle soil, concrete, and asphalt 
concrete into usable materials. 
The site curves with the freeway, 
approximately 400 to 600 feet from 
the Willamette River.  It fronts onto 
SE Water Avenue, which is a primary 
north/south Arterial for the Central 
Eastside. 
The unstable soil from the dredging 
fill will require additional pilings 
approximately 80 feet deep for 
additional reinforcement. This will 
require sturdy foundation materials 
such as concrete and heavy timber.
The site will establish an edge to the existing nebulous, undefined 
space that lies in the shadows of the I-5 freeway overpass. 
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Idea Factory Center connects the Central Eastside’s pedestrian and bicycle spine along SE 
Salmon to the waterfront via a pedestrian-protected woonerf under the building’s spanned 
sky bridge. The development’s frontage orientation along Water Avenue will facilitate 
wayfinding for vehicle and delivery traffic. Vehicles will enter Idea Factory from the north 
along SE Taylor Street into the two block underground parking garage, and will exit the 
garage onto SE Main Street, keeping traffic off the SE Salmon Street woonerf. 
The NW corner of Idea Factory will be the focal point for freight truck circulation- delivery 
vehicles to will pull directly into the building, unload, and back-out onto Taylor Street. 
Vehicle access to Perch above-grade parking structure will come from SE Main Street, and 
will exit directly onto Water Avenue. Truck-circulation on Perch will be accommodated by 
adding hardscape west of the building to facilitate a loop circulation around the building.
Site Plan
Site Plan. Source: Bora Architects 
Development
Program
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The development program represents a culmination of neighborhood, design, and market 
demand considerations. Guiding questions in conceiving the program included: How could 
buildings anticipate future needs of tenants and the city? What type of architectural designs 
fit the surrounding context? How do buildings relate to one another? This section will 
move from conceptual design to the proposed program, then elaborate how site-specific 
complexities could be addressed by the future developer.
Guiding Design Concepts
Images of Surrounding Area. Source: Bora Architects 
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Application
Application
Concept
Concept
Primary tenants are likely to be in the technology, health research, 
and education clusters, which are often the first-adopters of improved 
innovations. Thus, spaces must be nimble and able to evolve with 
future needs. How can interiors be designed to evolve with changing 
needs? How can exteriors reflect new production modes while 
engaging the surrounding context of traditional manufacturing?
Food carts, art, and athletic activity would fit well in the space. The 
James Beard Market has expressed interest in temporary use of the 
site. With hundreds of new employees coming to the area, food carts 
would have guaranteed foot traffic. The organization is currently 
looking for a temporary location they can use while they wait for a 
permanent home with OMSI. The area could become another one of 
the city’s protected food cart enclaves due to easement restrictions.
As the project’s name indicates, innovation and change are core to the 
building ideas. Tenant and consumer needs are changing rapidly as 
new technologies shape office and industrial trends. How products 
are built, how people interact in office spaces, and what companies 
need in order to attract fresh talent are drastically different than 10 
or 20 years ago. 
ODOT half blocks must be approached as an asset to the development. 
They are programmable open areas, which offer tenants green space 
and the public with active spaces near the Willamette River. Even 
when ODOT expands the freeway, the area under the freeway and 
closer to the buildings will be frequented by many. Programming 
should maximize the space.
Design for Changing Needs 
Activate Open Areas with Food & Play 
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Application
Application
Concept
Concept
Bike and pedestrian access to the river should be encouraged through 
clear access points. Guide bike traffic (coming from NE and SE 
Portland) down Main Street, which offers the easiest connections 
to Hawthorne Bridge and Vera Katz Esplanade. Pedestrian traffic & 
retail enclaves could be created close Salmon Street. Parking ingress/
egress points should avoid these streets as much as possible to create 
protected areas.
Materials such as exposed metal siding and cross-laminated timber 
exteriors could achieve a subtle modernist aesthetic while referencing 
the neighborhoods’ industrial character. Brightly-colored painted 
exteriors or all-glass buildings could feel out-of-place in the area and 
display a sharp break with the industrial legacy. 
The creation of the Vera Katz Esplanade in early 2000s solidified the 
city’s connection to the river. On a Saturday morning, thousands 
can be found running with friends, walking with young children, or 
biking in groups. More recently, Portland’s City Council approved a 
conceptual plan for a dock and beach area within 150-200 yards of the 
site (south of the Hawthorne Bridge). The development should build 
upon the accessibility and popularity of these riverfront nodes.
Portland’s Central Eastside has an established character of industry 
and manufacturing. New buildings should walk a line between 
reflecting the industrial past and signaling the innovation-oriented 
future. 
Connect to the Water 
Choose Materials that Reflect Context 
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Prosper Portland Objectives
As the current owner of the site (as of September 2017), Prosper Portland tasked our cohort 
with four main goals for new development. First, they desired the future development to 
bring jobs to the area. Second, they recognized a need to increase parking capacity to support 
economic growth. The future development would need to provide parking for the site and 
offer parking to surrounding area. Third, they wanted to achieve long-term cash flow from 
the project. Fourth, Prosper Portland saw a need to provide affordable industrial space for 
makers. The Central Eastside has historically been a manufacturing hub and recently has 
become popular for food & beverage start-ups. Prosper Portland hopes to provide affordable 
space for makers even as new product comes to the area. Initially, these tasks seemed to be 
in tension; however, our cohort saw opportunities for high up-front parking costs to deliver 
long-term returns and an office-oriented development to spur commercial activity.
Attract and retain jobs in the district
Provide parking solutions that support 
employment capacity
Provide financially sustainable 
investments
Deliver affordable industrial space
1
2
3
4
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Portland Innovation Center (PIC) will become ground zero for creative collaboration and 
product development on the Eastside. Two distinct buildings make up the PIC: a cross-
laminated timber tower (CLT) on the southern block with above-ground parking, office, and 
industrial uses, and a dual-block workshop prototype building with large office (65,000sf) 
floor plates, industrial, retail, and underground parking located on the central and northern 
blocks. This mixed-use campus offers a meeting ground for eclectic users, ranging from 
corporate satellite offices to expanding start-ups that will produce solution-oriented ideas 
and citywide connections.
Developmental Proposal
Site Perspective from Water Ave. Source: Bora Architects and Jiangxi
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Design Proposal
Idea Factory spans across Portland Innovation Center’s two northern two blocks, and will be 90 
foot tall with a diverse mix of retail, offi  ce, and industrial uses. The buildings are connected along 
SE Salmon via a sky bridge from the third to the sixth fl oor. This design will provide large fl oor 
plates that will be a" ractive to large-scale users. Idea Factory’s reduced height compared to Perch 
will maintain a scale that fi ts within the neighborhood context despite the two-block fl oor plate. 
Idea Factory is the primary building in Portland Innovation Center (PIC), and will consist of 12,778 
square feet of retail, 288,889 square feet of offi  ce space, and 54,294 square feet of ground-fl oor 
industrial space. 
The central block will contain retail space along Water Avenue to be utilized by a brewery, 
with the rest of the ground-fl oor area devoted to beer production in order to be eligible for the 
industrial-offi  ce extra-fl oor FAR bonus. The buildings are organized around light-wells with 
spans connecting the two buildings. Views towards the Willame" e River will be maximized by 
the buildings’ translucent designs.
The building will contain round concrete columns with exposed concrete slabs that draws from 
the utilitarian ambiance of the surrounding industrial area, while propelling the area forward 
with a clean, modern aesthetic. The building utilizes concrete with punched openings and is 
translucent with the use of vertical refl ective fi ns that are opaque. 
Most of the large corporate investments have been on the Westside—Nike, Intel, Salesforce. 
There’s a need to a" ract investment to the Eastside to establish it as a corner of the Innovation 
Quadrant. Education/Job skills training – The CLIMB Center (on Water Ave & SE Clay) includes 
Portland Community College’s Institute for Health Professionals, Small Business Development 
Center, and Life By Design NW. There could be opportunity for PCC or PSU (one of the “Top 10 
Most Innovative Universities” according to USA Today) to rent available space and create on-the-
job internship opportunities with major corporations. As the state’s largest university with fast-
growing programs, opportunity exists for PSU to relocate certain tech and design centers to a 
satellite campus at this site. Students would benefi t from the close interactions with the research 
and development happening at Idea Factory.
Idea Factory
Goal: Combine the resources and platform of larger corporations 
with the creativity and talent of start-ups, large fl oor plates help 
forge connectivity and new ideas. 
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Idea Factory Section Perspective. Source: Jiangxi
Idea Factory. Source: Bora Architects and Jiangxi
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Typical floor plan: Office. Source: Bora Architects Ground floor plan. Source: Bora Architects 
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Structurally, cross-laminated timber can be used as a substitute for concrete or steel in mid-
rise construction. The prefabricated timber panels allow a simpler, more efficient construction 
timeline compared to post-tension concrete.
Since structured parking does not count towards the FAR in the IG1 zone, the building contains 
integrated structured parking. The parking component is designed with removable ramps and 
building-user friendly CLT composition to allow for future flexibility to convert the entire 
building into an office use in case the demand for parking changes in the future due to decreasing 
car ownership rates and the proliferation of automated vehicles. 
Presenting a bold yet achievable design, Perch building framing the southern block will be a 130-
foot tall, mixed-use industrial, parking and office building constructed using Cross-Laminated 
Timber (CLT) as the primary structural material. Perch’s development program consists of 103,000 
square feet of office space, 19,111 ground-floor Industrial Space, and will contain approximately 180 
parking spaces. The next three floors will be devoted to the parking garage. The fifth to the ninth 
floors will contain the industrial-office spaces.
Perch Building
CLT forms a symbiotic relationship between the rural Oregon 
economy dependent on natural resource production and the urban 
built environment. Perch will symbolize this nexus. 
Perch Building Ground Level Perspective. Source: Bora Architects and Jiangxi
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Perch Section Perspective. Source: Jiangxi
Perch Building Floor Plan. Source: Bora Architects
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Plaza
Portland Innovation Center Plaza. Source: Jiangxi
Idea Factory Sky Bridge. Source: Jiangxi
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Create Green Space
Food Market Space
Install a Playground & 
Climbing Wall
Create a public connection to river with active 
park spaces. The Central Eastside has identified by 
the Portland Parks Department as an undeserved 
neighborhood for active recreational space.
Food carts would provide an amenity to office 
employees. Due to the density of food &amp; beverage 
start-ups in the immediate vicinity, food carts could 
support surrounding vendors and create active 
spaces. The James Beard Market is also a possible 
food organization looking temporary space.
Physical activity, health, and quality of life are all 
core characteristics of Portland culture. A pared-
down active playground and climbing wall (likely 
commercially managed &amp; fee based) could bring 
families and children to the area. For office tenants, 
the site of children playing offers a much more 
pleasant visual than vacant concrete space.
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Parking Considerations
Parking is typically a high-cost, visually-degrading requirement for new developments. Although 
there are no minimum parking requirements in the Central Eastside, the need for parking was 
relayed countless times by Prosper Portland and other local stakeholders. We achieved subtle 
incorporation of 360 parking spots underneath Idea Factory and in the middle levels (Floor 2-5) of 
Perch. Spaces are broken up between monthly (70%) and hourly (30%) fees. Ratios differ by use—
retail (1.0/1,000sf), office (0.83/1,000sf), industrial (0.75/1,000sf). For the future developer, shared 
parking (among different users) and car-sharing platforms should be seriously considered as a 
means to maximize parking efficiency. 
From an investment perspective, parking fits Prosper Portland’s goal of long-term cash-flow. The 
agency’s relatively cheaper capital costs (available line of credit from the City of Portland) allows 
Prosper Portland to finance the significant up-front parking costs while benefitting from the 
stable annual income. Additionally, parking levels do not count towards FAR limits. Thus, Perch 
fits with current code limits of 4:1 FAR (with 3 additional levels of parking).
How can parking be innovative? Our design and planning leads asked this question early on, 
which ultimately culminated into a new approach. What if parking is designed with the option 
to convert to future leasable space? The building becomes more adaptable to user needs. We 
don’t assume that parking needs will vanish in 10-20 years. However, if driverless cars decrease 
the reliance on personal auto-transportation, then the building owner could have the option to 
convert one level of parking at a time. From a financial standpoint, the conversion of parking level 
would pay major dividends. To offer a quick breakdown: 
As a city, Portland’s adaptability and youthful spirit have made it well-positioned in a world of 
technological change. Our buildings must reflect the city in this way, all the way down to the 
parking. 
Parking Level Valuation 
Office Level Aaluation
Comparison
 • Perch floor plate (25,000sf) = 60 parking spots
 • 60 spots x $185/month x 12 months = $133,200 annually 
 • $133,200 - $13,320 (10% costs – Taxes, Minimal Mgmt. & R&M, Reserves) = $119,880
 • $119,880 NOI / 7% cap rate = $1,712,571.43 valuation (one level parking)
 • Perch floor plate (25,000sf) at 90% rentable efficiency = 22,500 sf rentable area
 • 22,500sf x $34.00/sf = $765,000 annually 
 • $765,000 - $114,750 (15% costs – Taxes, Mgmt, R&M, Reserves) = $650,250
 • $650,250 NOI / 5.5% cap rate = $11,822,727.30 valuation (one level of office)
 • P$11,822,727.30 / $1,712,571.43 = 690.35% valuation increase
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Substantial space has been allocated for indoor bike parking given Portlander’s propensity to 
commute by bike. Both Idea Factory and Perch offer bike parking for 30% of the office employees 
(assumed 150sf NRA/employee). A 2014 USA Today study, found that 6.1% of Portland employees 
bike to work. The percentage of bikers is likely much higher on the Eastside give the flatter 
landscape, density of bike shops, and bike-friendly street demarcations. Given the convertable 
auto parking levels in Perch and forward-thinking ethos of PIC tenants, we recommend a strong 
commitment to bike parking and amenities. A total of 800 bike spaces & 10,000square feet (12.5sf/
bike stall) are included in our program. 
Bike Parking
Bike Parking at Houten-Transferium, Netherlands. Source: bicycledutch.wordpress.com 
Utrecht (Netherlands) Bike Parking Facility for 4,500 Bikes. Source: bicycledutch.wordpress.com 
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ODOT’s ownership of the western halves of all three blocks remains a challenge for future 
development. Due to required seismic upgrades and increasing traffic congestion, ODOT has 
informed property owners near the freeway that a retrofitting and likely off-ramp expansion is 
imminent. Any use of those portions of the blocks would have to be impermanent. Our goal that 
portion of the blocks is that they be utilized to beautify the area for tenants and benefit locals 
with additional recreation and commercial space. Here are a few recommendations:
Create Green Space
Create a public connection to river with active park spaces. During interviews 
with Portland Parks, the need was expressed for more inner-city fields for 
sports—such as futsal and ultimate Frisbee.
Invite Food Carts
Office tenants would benefit from easy access to food carts. Especially given the 
density of food & beverage start-ups in the immediate vicinity, food carts could 
support surrounding vendors and invite passers-by to linger. The James Beard 
Market is also a possible food organization looking for well-located spaces to 
setup shop. Whatever form it takes, temporary establishments would be very 
successful in the spot. 
Install a Playground & Climbing Wall
Physical activity, health, and quality of life are all core characteristics of Portland 
culture. A pared-down active playground and climbing wall (likely commercially 
managed & fee based) could bring families and children to the area. For office 
tenants, the site of children playing offers a much more pleasant visual than 
vacant concrete space.
ODOT Expansion
Accounting for the freeway expansion, there’s no reason why these types of active uses could not 
take place underneath and around the improved off-ramp. Timing of when to invest into park 
facilities would have to be evaluated in discussions with ODOT on their expected schedule.
Portland Innovation Center 67
Alternatively, what happens if ODOT restricts all uses? 
Issue 1
Site becomes an increasingly dangerous area – lacks activation, homeless camping 
continues to be an issue, corporate tenants are not attracted to the area.
Issue 2
Economic development remains limited – local property values would be 
negatively impacted by the disamenity of vacant gravel lots, chained-link fences, 
and an overall “sketchy” area. 
Both issues should be serious concerns for the local (and even state) governments. Many corporate 
tenants are looking for a reason to move closer into Portland (or at least, plant a satellite office 
there). Yet, they keep being enticed to locate outside of the city. They can go to Vancouver where 
there’s no income tax and brand new waterfront development. They can continue to expand in 
Hillsboro & Beaverton where land is cheaper and talent is prevalent. If the City of Portland doesn’t 
advocate for this project (and the surrounding area), it would reaffirm the notion that relocating 
to Portland’s core is an uphill battle for corporate tenants. What could that mean for Portland? 
In that scenario, Portland will be the main attraction to the area. Yet, powerhouse companies and 
their well-paid employees will live close enough to access the city, but far enough away (outside 
of the city limits; not paying city taxes) in suburban areas that are cleaner, generally have lower 
taxes, and are more friendly to corporate users. Neither the city, nor corporate tenants want this 
scenario. This site offers an opportunity to break the narrative. Thus, governmental partnership 
with the future developer in working with ODOT will be vital. 
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 • Achieves corporate style floor plate without being oversized
 • Underground parking improves aesthetic of the area & creates  
  space for public activity
 • Green space deliver green space to the city
 • James Beard/food cart option is good for local appeal
 • Underground parking is expensive
 • Sky bridge connecting dual-block building is a hercluean   
  exception request from the City of Portland. 
Strengths 
Weaknesses 
SWOT Analysis of Idea Factory & Perch
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 • Incorporate educational/job training component (more so than  
  traditional industrial)
 • Prime location that has proven demand for office tenants
 • Large deliveries of residential units within one mile 
 • Train delaying traffic & over-burdened transportation system. 
  Agreement with the railroad not run during peak hours should  
  be sought after
 • Low parking ratio, but more than surrounding developments. 
  Current developments utilize a low parking ratio. 
 • Large-scale delivery of office space all at once. Need to make  
  large floor plates that are distinctive. Pre-leasing is crucial.
Opportunities 
Threats
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The advantages of dual-block building and CLT building should be compared to a) three separate 
blocks or b) one super block. Three separate blocks would easily fit with the surrounding area, but 
might lack the regional notoriety necessary to motivate significant public investment and attract 
corporate tenants from their existing campuses. Separate blocks also limit the buildable square-
footage, especially given current FAR limitations. The most notable benefit of conjoined blocks 
would be the larger floor plates, which allows collaboration to more easily occur for larger tenants 
and opens up space for possible advanced design and research laboratory needs. From a market 
perspective, larger floor plates is a unique product amidst an incoming wave of new supply in 
Central Eastside. The prominent location and expanded unit sizes would be definitive advantages 
over new office space coming online.
To consider another alternative, one super block (connecting all three blocks) maximizes square 
footage, but the size start to create its own barriers. First off, would a three-block building allow 
the same access to the river? Critics would argue that such a development erects a wall to the 
river. Secondly, how could much office space be parked? A super block of that size would offer 
floor plates of approximately 90,000-100,000 square feet and a total development in the 400,000-
700,000 square feet range. If we assume a 0.75 parking ratio (most corporate campuses have ratio 
of 1.0-3.0), then the number of spaces needed would span from 300-525. For comparison, Adidas 
Village (urban corporate campus in NE Portland) includes 830 underground spaces. With their 
build-out of 680,000 square feet office & related amenities (restaurant, public park, & playing field), 
their parking ratio is approximately to 1.2 (680,000 office + 20,000 retail/restaurant = 700,000sf; 830 
spots / 700 = 1.19).
If 350sf/space was assumed, then the development would need underground parking under all 
three blocks and possibly 1-level garage of above ground. That much parking would either be 
a major investment in parking ($17-24M) or lower the parking ratio even further (significantly 
worsening the parking situation in the neighborhood). Again, surface parking would not be an 
option as it has been outlaw by the City. 
Finally, a super block would achieve a cohesive building identity, but how would that one massive 
new development fit with the start-up, maker persona of the Eastside? Would a new super-sized 
corporate office become the scapegoat for local distaste for out-of-towners taking the best jobs 
and wealthy millennials raising the cost of living? No one could say for sure, but these are cultural 
and design variables to critically evaluate if that option is pursued. 
Alternative Development Programs Considered
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While the development is primarily offi  ce, Portland Innovation Center also includes ground fl oor 
space for retail and industrial users. The maximum allowable retail space is 12.5% of the entire 
development. The site area of the three blocks (not including the connection above Salmon St.) 
is 25,000 square feet (Perch building; south block), 34,800 square feet (Idea Factory #1 building; 
center), 34,800 square feet (Idea Factory #2 building; north). The total site area is 94,600 square feet 
(25,000+34,800+34,800=94,600sf). The proposal includes maximum allowable retail at 11,825 square 
feet net rentable area (94,600 x 12.5%=11,825sf). The remaining ground fl oor area would be used for 
industrial space. 
As discussed in the “Planning Description” section, an industrial bonus of 1:1 FAR can be achieved 
by designating 33% of the ground fl oor for industrial use. The development utilizes the FAR 
benefi t and delivers additional industrial space, which is intended to maintain Eastside history 
and culture in two ways. First, the industrial space could be idea for small to mid-size makers 
(boutique cra" s, specialized industrial manufactures related to health, tech, & bio-engineering) 
and food & beverage (breweries, coff ee shops, etc). It’s important to note that a brewery or coff ee 
shop is consider industrial if the majority of its product sales occur off -site. Thus, the development 
would include a large industrial brewery, ideally with a beer garden that backs onto the green 
space (Western ODOT portion of the blocks). 
The ground fl oor of Perch could be a mix of aff ordable and market rate industrial units. Since 
Prosper Portland manages the Small Business Technical Assistance Partnership and other 
economic development initiatives, Prosper Portland would have a more intimate understanding 
of the businesses applying for aff ordable units. This would be helpful evaluating, which businesses 
were ready to take on a lease while also minimizing vacancy (given PP steady pipeline of tenants). 
The mix of retail and industrial ground fl oor tenants would activate the street and make the 
pedestrian experience more visually engaging. The mix of market rate and aff ordable unit would 
additionally off er a more eclectic mix of products and businesses. 
 The dual-block, multi-use nature of Idea Factory and Perch would off er well-utilized space 
allocation and generate the public/private momentum necessary to move the development 
forward. Parking would no doubt be expensive to build, but be designed to make the buildings 
more adaptable and establish a long-term cash fl ow for Prosper Portland. Satellite offi  ces, 
backed by parent institutions, would be drawn to the larger fl oor plates. The close proximity of 
these larger tenants would be a benefi t to small to mid-size fi rms in related industries. Strategic 
components of the development would be set aside for retailers and makers who would make the 
site a fun, engaging, memorable place to be a" er work hours. A successful development would be 
create something totally new while keeping Portland in development’s DNA. Innovative design, 
collaborative partnerships, and a healthy variety of users are critical elements towards this end. 
Prosper Portland and the future developer will ultimately determine how best to bring these 
ideas into reality. 
Retail & Maker Space
Financing
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Stakeholders’ objectives and project risks informed 
the proposed ownership structure. Prosper Portland 
desires stable long-term cash flow. It makes sense that 
they would pay for and own all the parking on the site 
(1 level underground below Idea Factory; 3 levels above 
ground in Perch). This also allows the future developer 
to avoid having to pay the significant up-front costs of 
parking while enjoying the capacity for increased office 
space, which improves their proforma numbers. 
Idea Factory (not including the parking lot below) would 
be owned (fee simple) by the future developer. Perch and 
parking lot underneath Idea Factory would be owned 
by Prosper Portland. To simplify construction, the 
future developer and their contractor would build the 
underground parking and Idea Factory building. The 
cost of the underground parking (180 spaces x $60,000/
space = $10,800,000) would be paid for by Prosper 
Portland. The assessed value of the land (proforma 
estimate $100/sf; Total cost $6,960,000 for Idea Factory 
land) would be credited and Prosper Portland would 
pay the future developer the remaining amount 
($10,800,000 - $6,960,000 = $3,840,000). At completion, the 
future developer would deed the underground parking 
structure (condominium) back to Prosper Portland. 
Prosper Portland would then hire a developer and 
general contractor (likely Idea Factory team) to build 
Perch. All hard and soft costs for Perch would be paid for 
by Prosper Portland. A standard developer fee (proforma 
estimate 4.5%) and general contractor fee (proforma 
estimate 3.0%) would be necessary. Prosper Portland 
would then hire property and parking management 
once tenants started to occupy the space. Maintaining 
ownership of Perch (with parking conversion options) 
and the underground parking lot would utilize Prosper 
Portland’s line of credit while providing steady income in 
the long-term. Additionally, selling the remediated land 
(for Idea Factory) to the future developer would turn a 
profit on Prosper Portland’s initial land & remediation 
costs ($6,960,000 sale - $1,490,546 remediation - $2,845,000 
purchase from ODOT = $2,624,454). The future developer 
would entirely avoid the cost of parking (360 spaces x 
$50,000 average cost per space = $18,000,000) and focus 
on more lucrative rentable space. There are no shortage 
of complexities in this ownership structure, yet both 
Prosper Portland and the future developer experience 
substantial benefits based on their access to capital and 
investment horizons.
Economic Model
Prosper
Portland Private Developer
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The investment strategy for Idea Factory is a 24 month 
construction period followed by 12 months for lease up. 
The overall hold period will be 15 years. The project will 
be financed with a 36 month construction loan, at the 
conclusion of which a permanent loan will be obtained. 
The total equity required will be $39,910,649. The overall 
project IRR is 20.52% (see Appendix).
 To mitigate construction risk due to longer than 
anticipated construction times or cost overruns, we have 
added a 10% contingency to the hard costs and a 7.5% 
contingency to the soft cost. A 35% equity investment 
along with a construction loan at 65% loan to value 
(LTV) will be used to fund the project. The construction 
loan will have a three year term at 6.0%. Interest will 
be capitalized into the cost of the project during the 
construction period resulting in a total estimated 
construction debt of $73,562,471. Total Development cost 
(excluding closing cost) will be $113,473,120.
Rental income is assumed to stabilize after the 12 
month lease up period. Based on $7,974,873 estimated 
net operating income in Year 4 and a weighted cap 
of approx. 5.5%, the project valuation is $144,997,691. 
Permanent financing of $105,253,511 will be obtained in 
Year 3. The loan will have a 15-year term, amortizing over 
30 years, with a 4.5% interest rate. The debt has a 75% 
LTV ratio, a DCR of 1.22, and an annual debt service of 
$6,552,542. Market interest rates are expected to increase 
over the next several years, but rates and timeframe are 
unknown. This investment strategy mitigates the risk 
by obtaining a 15-year fixed rate loan for permanent 
financing with a sale in year 15.
At Year 15 of operations, the property will be sold. Based 
on Year 16 net operating income and a weighed cap of 
approximately 5.6%, the expected sales price will be 
$204,868,722. Additionally, we were conservative and 
only estimated a 3% annual increase in income and 3% 
for expenses. A market downturn is always a possibility 
in real estate investment. This could impact rental rates 
and the ability to sell. After payment of outstanding debt 
and expected closing costs, net sale proceeds payable to 
the equity investors is estimated at $128,618,132. 
The project IRR is 20.52%. This calculation is based 
on the assumption that the equity investors will be 
contributing their entire equity contribution as need 
through the construction period. Therefore the IRR is 
calculated over a 19-year period; 24 months of building 
construction, 12 months for leasing, and 15 years 
operations. 
Idea Factory Logistics & Returns
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Perch Logistics & Returns
Due to the nature of Proper Portland being a public entity, the way in which they fi nance their portion of the project 
is vastly diff erent from that of a private developer. However to compare the investments as close as possible, we 
utilized a 15-year investment horizon for both the future developer and Prosper Portland. A 5% prevailing wage 
premium was also calculated into Prosper Portland’s proforma estimates. 
Similar to Idea Factory, Perch has a 24-month construction period followed by a 12-month lease up, equating to 15-
year hold of the property. The project will be fi nanced with a 3-year construction loan, at the conclusion of which 
a permanent loan will be obtained. The total equity required will be $33,341,907. The overall project IRR is 5.15% (see 
Appendix).
We similarly added a 10% buff er to the hard cost of the development and a 7.5% contingency to the so"  cost. A 35% 
equity investment along with a construction loan at 65% loan to value (LTV) will be used to fund the project. The 
construction loan will have a three year term at 6.0%. Interest will be capitalized into the cost of the project during 
the construction period, resulting in a total construction debt of $50,220,777. Total Development cost (excluding 
closing cost) will be $83,562,684.
Rental income is assumed to stabilize during the fi rst year of operations. Based on $3,175,475 estimated net operating 
income in Year 4 and a 5.6% cap rate, the project valuation is $56,704,911. Permanent fi nancing of $41,538,391 will be 
obtained in Year 3. The loan will have a 15-year term, amortizing over 30 years, with a 4.5% interest rate. The debt has 
a 75% LTV ratio, a DCR of 1.23, and an annual debt service of $2,585,966. 
At Year 15, the proforma projects a sale. Based on Year 16 net operating income and an approximated weighted 
average cap rate of 5.5%, the expected sales price will be $80,496,906. Additionally, we were conservative and only 
estimated a 3% annual increase in income and expenses. A market downturn is always a possibility in real estate 
investment. This could impact rental rates and the ability to sell. The project IRR is 5.15%. This calculation is based 
on the assumption that the equity investors will be contributing their entire equity contribution as need through 
the construction period. 
The Perch’s IRR is signifi cantly lower than that of Idea Factory, and with the construction cost being higher than the 
valuation it would be diffi  cult for a traditional developer to obtain fi nancing. However, Prosper Portland is a public 
entity with access to capital that developers do not. There are also a number of ways that the IRR & valuation would 
in actuality be signifi cantly higher. Scenarios such as the parking garage conversion to offi  ce during the 15 year 
hold period would boost Prosper Portland’s IRR. Additionally, the infrastructure cost for the ODOT-portion of block 
could be split with the future developer. 
The investment goal for Perch is diff erent than that of Idea Factory as Prosper Portland desires stable long-term cash 
fl ow.  The development delivers on each of Prosper Portland’s development goals if you add in Prosper Portland’s 
ownership of all the parking and the aff ordable industrial space they will be bringing to the area. Additionally for 
the future developer of Idea Factory, it makes sense that Prosper Portland pay for and own all the parking on the 
site (1 level underground below Idea Factory and 3 levels above ground in Perch). This allows the future developer 
to avoid having to pay the signifi cant costs of parking while enjoying the capacity for increased offi  ce space, which 
improves the future developer’s proforma numbers. 
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Total Parking Retail Office Industrial Total Parking Retail Office Industrial
Block Auto Market Rental Market Rental Block Auto Market Rental Market Rental
Construction Timing
Block Number 1 2
Investment Year Number 1 2018 2018
Construction Start Year for Phase 1 2019 2019
Construction Period (in Months) 24 24
 
Massing
Gross Square Feet (GSF) 121,483 GSF 0 GSF 103,000 GSF 18,483 GSF 355,961 GSF 12,778 GSF 288,889 GSF 54,294 GSF
Rentable / Net Square Feet (RSF) 109,335 RSF 0 RSF 92,700 RSF 16,635 RSF 320,365 RSF 11,500 RSF 260,000 RSF 48,865 RSF
Net Rentable Area (Efficiency) 90% 90% 90% 90% 90% 90%
1st Floor @18,482.82/sf 18,482.82 13 -                 -                                        18,483 SF 67,072.00 46 12,778                   -                                  54,294 SF
2nd Floor @0,000.00/sf 0.00 0 -                 -                                        0 SF 72,222.22 52 -                          72,222                            0 SF
3rd Floor @0,000.00/sf 0.00 0 -                 -                                        0 SF 72,222.22 52 -                          72,222                            0 SF
4th Floor @0,000.00/sf 0.00 0 -                 -                                        0 SF 72,222.22 52 -                          72,222                            0 SF
5th Floor @22,500.00/sf 22,500.00 17 -                 22,500                                 0 SF 72,222.22 52 -                          72,222                            0 SF
6th Floor @22,500.00/sf 22,500.00 17 -                 22,500                                 0 SF 0.00 0 -                          -                                  0 SF
7th Floor @22,500.00/sf 22,500.00 17 -                 22,500                                 0 SF 0.00 0 -                          -                                  0 SF
8th Floor @22,500.00/sf 22,500.00 17 -                 22,500                                 0 SF 0.00 0 -                          -                                  0 SF
9th Floor @13,000.00/sf 13,000.00 10 -                 13,000                                 0 SF 0.00 0 -                          -                                  0 SF
Above Ground Parking @ 75,000.00/SF 75,000.00 0 -                 -                                        0 SF 0.00 0 -                          -                                  0 SF
Underground Parking - @ 64,000.00/SF 64,000.00 0 -                 -                                        0 SF 0.00 0 -                          -                                  0 SF
Construction Assumptions
Quanty of Units/Spaces Built 360 Spaces 0 SF 103,000 SF 18,483 SF 0 Spaces 12,778 SF 288,889 SF 54,294 SF
Average SF per Unit/Space 386 SF 357 SF
Total SF Built 260,483                         139,000 SF 0 SF 103,000 SF 18,483 SF 355,961                       0 SF 12,778 SF 288,889 SF 54,294 SF
Development Budget Assumptions
Block Size in SF 25,000 SF 69,600 SF
Block Size in Acres (1 acre = 43,560 SF) 0.57 Acre 1.60 Acre
Construction Cost Per Space/Unit $50,000 $60,000
Construction Cost Per SF $200 SF $200 SF $200 SF $180 SF $180 SF $180 SF
Soft Cost % 22% 22%
TI Allowance 85.00$          45.00$                                 10.00$                  $85.00 $45.00 10.00$                                 
Parking Retail Office Industrial Parking Retail Office Industrial
Land and Infrastructure Auto Market Rental Market Rental Auto Market Rental Market Rental
Land Value (Equity) 2,500,000$                   1,334,061                -                 988,549                               177,390                6,960,000$                 -                 249,840                 5,648,561                      1,061,599                           
Land Cost Per SF 100$                              100$                            
Infrastructure Allocation (input) 8,329,756$                   4,444,962                -                 3,293,749                           591,046                6,824,816$                 -                 244,988                 5,538,849                      1,040,980                           
Total Land and Infrastructure Cost 10,829,757                   5,779,023                -                 4,282,298                           768,436                13,784,817                 -                 494,828                 11,187,410                    2,102,579                           
Construction
Hard Costs
Construction Costs Parking 18,000,000                   18,000,000               -                 
Construction Costs @ cost per SF 24,296,563                   -                 20,600,000                         3,696,563             64,072,961                 2,300,000             52,000,000                    9,772,961                           
Green Roof @$20psf, 60% 300,000                         -                            -                 254,357                               45,643                  835,200                       -                 29,981                   677,827                          127,392                               
Markups  -                  
General Conditions  -                            -                 -                                        -                          -                 -                          -                                  -                                        
General Contractor Fee (3%)  -                 -                                        -                          -                 -                          -                                  -                                        
Construction Contingency (10%)  -                 -                                        -                          -                 -                          -                                  -                                        
Item TBD  -                            -                 -                                        -                          -                 -                          -                                  -                                        
Total Hard Costs 42,596,563                   18,000,000              -                 20,854,357                         3,742,206             64,908,161                 -                 2,329,981             52,677,827                    9,900,352                           
Tenant Improvements
TI Allowance per SF -                 4,171,500                           166,345                977,500                 11,700,000                    488,648                               
Item TBD  -                 -                                        -                          -                          -                                  -                                        
Total Tenant Improvements 4,337,845                     -                 4,171,500                           166,345                13,166,148                 977,500                 11,700,000                    488,648                               
Soft Costs
Soft Costs at 22% 9,356,397                     3,953,726                -                 4,580,690                           821,981                14,257,172                 -                 511,784                 11,570,762                    2,174,627                           
Soft Cost Congingency (7.5%) 3,194,742                     3,194,742                -                 -                                        -                         4,868,112                   -                 -                          -                                  -                                        
Prevailing Wage @5% of HC 2,129,828                     -                            -                 1,805,789                           324,039                 -                 -                          -                                  -                                        
Total Soft Costs 14,680,968                   7,148,469                -                 6,386,479                           1,146,020             14,257,172                 -                 511,784                 11,570,762                    2,174,627                           
(Soft Costs Including Infrastructure) 31.97% 31.97%
Development Budget Assumptions Summary
Total Land and Infrastructure Cost 10,829,757                   -                            -                 -                                        -                         13,784,817                 -                 
Total Construction Cost 61,615,376                   25,148,469              -                 31,412,336                         5,054,572             92,331,481                 -                 3,819,265             75,948,589                    12,563,627                         
Development Fee (4.5%) 1,916,845                     2,920,867                   
Total Development Budget 72,445,133                   25,148,469              -                 31,412,336                         5,054,572             106,116,298               -                 3,819,265             75,948,589                    12,563,627                         
Revenue Assumptions
  
Inflation Factor 3% 3% 3% 3% 3% 3% 3% 3%
Rent Escalation Factor 3% 3% 3% 3% 3% 3% 3% 3%
Parking
Monthly Fees   
Monthly Parking Fee $185.00 $185.00
Allocation to Monthly Use 70% 70%
Percent Occupancy by Monthly 95% 95%
Daily Fees   
Daily Parking Fee $2.00 $2.00
Allocation to Daily Use 30% 30%
Percent Occupancy by Day 95% 95%
Reversion in YR 15   
Cap Rate Today 6.00% 5.50% 5.50% 6.50% 6.0% 5.5% 5.5% 6.5%
Cap Rate at Reversion 6.00% 5.50% 5.50% 6.50% 6.0% 5.5% 5.5% 6.5%
Cost of Sale 5.00% 5.00% 5.00% 5.00% 5.0% 5.0% 5.0% 5.0%
Builder Profit   
  
Idea FactoryPerch
Perch Idea Factory
Perch Idea Factory
Idea FactoryPerch
Porforma Assumptions for Portland Innovation Center.
Portland Innovation Center 77
Po
rt
la
nd
 In
no
va
tio
n 
Ce
nt
er
 - 
Pe
rc
h
Su
m
m
ar
y
Su
m
m
ar
y 
of
 R
es
ul
ts
Th
ou
sa
nd
s o
f D
ol
la
rs
YR
 0
YR
 1
YR
 2
YR
 3
YR
 4
YR
 5
YR
 6
YR
 7
YR
 8
YR
 9
YR
 1
0
YR
 1
1
YR
 1
2
YR
 1
3
YR
 1
4
YR
 1
5
De
ve
lo
pm
en
t C
os
ts
In
du
st
ria
l -
 M
ar
ke
t R
en
ta
l
$0
($
2,
60
3,
10
4)
($
2,
60
3,
10
4)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Of
fic
e 
- M
ar
ke
t R
en
ta
l
$0
($
16
,1
77
,3
53
)
($
16
,1
77
,3
53
)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Re
ta
il
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Pa
rk
in
g 
Au
to
s
$0
($
12
,5
74
,2
34
)
($
12
,5
74
,2
34
)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
La
nd
 C
os
t/
In
fra
st
ru
ct
ur
e
($
10
,8
29
,7
57
)
To
ta
l D
ev
el
op
m
en
t C
os
ts
($
10
,8
29
,7
57
)
($
31
,3
54
,6
92
)
($
31
,3
54
,6
92
)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Ne
t O
pe
ra
tin
g 
In
co
m
e
In
du
st
ria
l -
 M
ar
ke
t R
en
ta
l
$0
$0
$0
$4
3,
67
8
$8
9,
97
6
$9
2,
67
5
$9
5,
45
6
$9
8,
31
9
$1
01
,2
69
$1
04
,3
07
$1
07
,4
36
$1
10
,6
59
$1
13
,9
79
$1
17
,3
98
$1
20
,9
20
$1
24
,5
48
Of
fic
e 
- M
ar
ke
t R
en
ta
l
$0
$0
$0
$1
,2
49
,0
25
$2
,5
72
,9
91
$2
,6
50
,1
80
$2
,7
29
,6
86
$2
,8
11
,5
76
$2
,8
95
,9
24
$2
,9
82
,8
01
$3
,0
72
,2
85
$3
,1
64
,4
54
$3
,2
59
,3
88
$3
,3
57
,1
69
$3
,4
57
,8
84
$3
,5
61
,6
21
Re
ta
il
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Pa
rk
in
g 
- A
ut
os
$0
$0
$0
$4
97
,5
81
$5
12
,5
08
$5
27
,8
84
$5
43
,7
20
$5
60
,0
32
$5
76
,8
33
$5
94
,1
38
$6
11
,9
62
$6
30
,3
21
$6
49
,2
30
$6
68
,7
07
$6
88
,7
68
$7
09
,4
31
To
ta
l N
OI
$0
$0
$1
,7
90
,2
83
$3
,1
75
,4
75
$3
,2
70
,7
39
$3
,3
68
,8
61
$3
,4
69
,9
27
$3
,5
74
,0
25
$3
,6
81
,2
46
$3
,7
91
,6
83
$3
,9
05
,4
34
$4
,0
22
,5
97
$4
,1
43
,2
75
$4
,2
67
,5
73
$4
,3
95
,6
00
De
bt C
on
st
ru
ct
io
n 
Lo
an
$0
$2
3,
54
4,
66
8
$2
3,
54
4,
66
8
($
50
,2
20
,7
77
)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Pe
rm
an
en
t L
oa
n
$0
$0
$0
$4
1,
53
8,
39
1
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
34
,4
48
,9
49
)
To
ta
l D
eb
t
$2
3,
54
4,
66
8
$2
3,
54
4,
66
8
($
8,
68
2,
38
7)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
2,
58
5,
96
6)
($
34
,4
48
,9
49
)
Re
ve
rs
io
n 
of
 R
ea
l E
st
at
e 
Ow
ne
d
In
du
st
ria
l -
 M
ar
ke
t R
en
ta
l
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$1
,9
73
,6
08
Of
fic
e 
- M
ar
ke
t R
en
ta
l
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$6
6,
69
9,
44
3
Re
ta
il 
- R
en
ta
l
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Pa
rk
in
g 
- A
ut
os
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$1
1,
82
3,
85
5
To
ta
l S
al
es
 o
f R
ea
l E
st
at
e 
Ow
ne
d
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$8
0,
49
6,
90
6
To
ta
l L
ev
er
ag
ed
 N
et
 C
as
h 
Fl
ow
($
10
,8
29
,7
57
)
($
7,
81
0,
02
3)
($
7,
81
0,
02
3)
($
6,
89
2,
10
4)
$5
89
,5
09
$6
84
,7
73
$7
82
,8
95
$8
83
,9
61
$9
88
,0
59
$1
,0
95
,2
80
$1
,2
05
,7
17
$1
,3
19
,4
67
$1
,4
36
,6
30
$1
,5
57
,3
08
$1
,6
81
,6
07
$5
0,
44
3,
55
7
To
ta
l U
nl
ev
er
ag
ed
 N
et
 C
as
h 
Fl
ow
($
10
,8
29
,7
57
)
($
31
,3
54
,6
92
)
($
31
,3
54
,6
92
)
$1
,7
90
,2
83
$3
,1
75
,4
75
$3
,2
70
,7
39
$3
,3
68
,8
61
$3
,4
69
,9
27
$3
,5
74
,0
25
$3
,6
81
,2
46
$3
,7
91
,6
83
$3
,9
05
,4
34
$4
,0
22
,5
97
$4
,1
43
,2
75
$4
,2
67
,5
73
$8
4,
89
2,
50
6
Pe
rfo
rm
an
ce
 R
at
io
s N
et
 P
re
se
nt
 V
al
ue
 @
5%
$5
27
,9
37
Le
ve
ra
ge
d 
IR
R:
5.
15
%
Un
le
ve
ra
ge
d 
IR
R:
4.
92
%
Re
tu
rn
 o
n 
Co
st
s
4.
32
%
Po
rtl
an
d 
In
no
va
tio
n 
Ce
nt
er
 - 
Id
ea
 Fa
ct
or
y
Su
m
m
ar
y
Su
m
m
ar
y o
f R
es
ul
ts
Th
ou
sa
nd
s o
f D
ol
lar
s
YR
 0
YR
 1
YR
 2
YR
 3
YR
 4
YR
 5
YR
 6
YR
 7
YR
 8
YR
 9
YR
 10
YR
 11
YR
 12
YR
 13
YR
 14
YR
 15
De
ve
lo
pm
en
t C
os
ts
In
du
st
ria
l -
 M
ar
ke
t R
en
ta
l
$0
($
6,
47
0,
26
8)
($
6,
47
0,
26
8)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Of
fic
e 
- M
ar
ke
t R
en
ta
l
$0
($
39
,1
13
,5
23
)
($
39
,1
13
,5
23
)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Re
ta
il
$0
($
1,
96
6,
92
1)
($
1,
96
6,
92
1)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Pa
rk
in
g A
ut
os
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
La
nd
 C
os
t/I
nf
ra
st
ru
ct
ur
e
($
13
,7
84
,8
17
)
To
ta
l D
ev
el
op
m
en
t C
os
ts
($
13
,7
84
,8
17
)
($
47
,5
50
,7
13
)
($
47
,5
50
,7
13
)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Ne
t O
pe
ra
tin
g I
nc
om
e
In
du
st
ria
l -
 M
ar
ke
t R
en
ta
l
$0
$0
$0
$2
26
,8
03
$4
67
,2
14
$4
81
,2
30
$4
95
,6
67
$5
10
,5
37
$5
25
,8
54
$5
41
,6
29
$5
57
,8
78
$5
74
,6
14
$5
91
,8
53
$6
09
,6
08
$6
27
,8
97
$6
46
,7
33
Of
fic
e 
- M
ar
ke
t R
en
ta
l
$0
$0
$0
$3
,5
00
,7
75
$7
,2
11
,5
96
$7
,4
27
,9
43
$7
,6
50
,7
82
$7
,8
80
,3
05
$8
,1
16
,7
14
$8
,3
60
,2
16
$8
,6
11
,0
22
$8
,8
69
,3
53
$9
,1
35
,4
33
$9
,4
09
,4
97
$9
,6
91
,7
81
$9
,9
82
,5
35
Re
ta
il
$0
$0
$0
$1
43
,7
20
$2
96
,0
63
$3
04
,9
45
$3
14
,0
94
$3
23
,5
17
$3
33
,2
22
$3
43
,2
19
$3
53
,5
15
$3
64
,1
21
$3
75
,0
44
$3
86
,2
96
$3
97
,8
85
$4
09
,8
21
Pa
rk
in
g -
 A
ut
os
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
To
ta
l N
OI
$0
$0
$3
,8
71
,2
98
$7
,9
74
,8
73
$8
,2
14
,1
19
$8
,4
60
,5
43
$8
,7
14
,3
59
$8
,9
75
,7
90
$9
,2
45
,0
64
$9
,5
22
,4
15
$9
,8
08
,0
88
$1
0,
10
2,
33
1
$1
0,
40
5,
40
0
$1
0,
71
7,
56
3
$1
1,
03
9,
08
9
De
bt C
on
st
ru
ct
io
n 
Lo
an
$0
$3
4,
48
7,
79
7
$3
4,
48
7,
79
7
($
73
,5
62
,4
71
)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Pe
rm
an
en
t L
oa
n
$0
$0
$0
$1
05
,2
53
,5
11
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
87
,2
89
,6
79
)
To
ta
l D
eb
t
$3
4,
48
7,
79
7
$3
4,
48
7,
79
7
$3
1,
69
1,
04
0
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
6,
55
2,
54
2)
($
87
,2
89
,6
79
)
Re
ve
rs
io
n 
of
 R
ea
l E
st
at
e O
w
ne
d
In
du
st
ria
l -
 M
ar
ke
t R
en
ta
l
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$1
0,
24
8,
23
8
Of
fic
e 
- M
ar
ke
t R
en
ta
l
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$1
86
,9
45
,6
52
Re
ta
il -
 R
en
ta
l
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$7
,6
74
,8
31
Pa
rk
in
g -
 A
ut
os
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
To
ta
l S
al
es
 o
f R
ea
l E
st
at
e O
w
ne
d
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$2
04
,8
68
,7
22
To
ta
l L
ev
er
ag
ed
 N
et
 C
as
h 
Flo
w
($
13
,7
84
,8
17
)
($
13
,0
62
,9
16
)
($
13
,0
62
,9
16
)
$3
5,
56
2,
33
7
$1
,4
22
,3
31
$1
,6
61
,5
78
$1
,9
08
,0
01
$2
,1
61
,8
18
$2
,4
23
,2
48
$2
,6
92
,5
22
$2
,9
69
,8
74
$3
,2
55
,5
46
$3
,5
49
,7
89
$3
,8
52
,8
59
$4
,1
65
,0
21
$1
28
,6
18
,1
32
To
ta
l U
nl
ev
er
ag
ed
 N
et
 C
as
h 
Flo
w
($
13
,7
84
,8
17
)
($
47
,5
50
,7
13
)
($
47
,5
50
,7
13
)
$3
,8
71
,2
98
$7
,9
74
,8
73
$8
,2
14
,1
19
$8
,4
60
,5
43
$8
,7
14
,3
59
$8
,9
75
,7
90
$9
,2
45
,0
64
$9
,5
22
,4
15
$9
,8
08
,0
88
$1
0,
10
2,
33
1
$1
0,
40
5,
40
0
$1
0,
71
7,
56
3
$2
15
,9
07
,8
11
Pe
rfo
rm
an
ce
 R
at
io
s N
et
 P
re
se
nt
 V
al
ue
 @
10
%
$4
6,
92
9,
35
2
Le
ve
ra
ge
d 
IR
R:
20
.5
2%
Un
le
ve
ra
ge
d 
IR
R:
10
.2
6%
Re
tu
rn
 o
n 
Co
st
s
7.
32
%
Po
rf
or
m
a 
Fi
na
nc
in
g 
fo
r I
de
a 
Fa
ct
or
y
Po
rf
or
m
a 
Fi
na
nc
in
g 
fo
r P
er
ch
Conclusion
Portland Innovation Center 79
Portland Innovation Center aims to become ground zero for creative collaboration and product 
development on the Eastside. A CLT tower and dual-block offi  ce hub create a meeting ground 
for eclectic users, ranging from corporate satellite offi  ces to expanding start-ups. This report 
identifi es the opportunities and complexities of the site. The timing of Prosper Portland’s 
purchase aligns with the surging momentum and strategic partnerships of the Innovation 
Quadrant. The building designs of Perch and Idea Factory adapt to the needs of constantly 
changing industries. Parking lot conversion, large-fl oor plate off erings, outdoor athletics, and 
varied retail & food options create a distinctive urban environment that benefi ts tenants and 
the public. 
As has been demonstrated, a development of this nature could achieve the fi nancial goals of 
Prosper Portland and a future developer (if cost, risk, and investment timelines are aligned 
with stakeholder profi les). Our proforma demonstrates the project feasibility from both 
perspectives (See Appendix 1). To increase the IRR further, New Market Tax Credits should be 
pursued as the site is eligible for Qualifi ed Low Income Community Investment. The City of 
Portland’s support is necessary not only through its economic development agency (Prosper 
Portland), but also in coordinating eff orts with the Bureau of Development Services, Bureau 
of Planning & Sustainability, and Portland Bureau of Transportation. Timing and cooperation 
will be crucial in moving a project of this size forward. Political partnership will also be vital if 
Oregon Department of Transportation (ODOT) refuses to allow any public or private uses on 
their portion of the blocks. ODOT’s transparency on freeway plans and willingness to allow 
temporary uses will be imperative for future development. 
This next-generation “factory” and CLT tower would draw innovation-based companies to 
the Eastside and build upon a well-used waterfront amenity. Public and private resources 
will be necessary to achieve the desired outcomes. If successful, Portland Innovation Center 
could meaningfully connect East and Westside economic development while simultaneously 
furthering the city’s reputation as a leader in innovation and solutions on a global scale.
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Appendix
Appendix 1: Proforma
Portland Innovation Center 81
82 Real Estate Development Workshop Summer 2017
Po
rtl
an
d I
nn
ov
ati
on
 Ce
nte
r - 
Fin
an
cin
g
Su
mm
ary
20
18
20
19
20
20
20
21
20
22
20
23
20
24
20
25
20
26
20
27
20
28
20
29
20
30
20
31
20
32
20
33
YR
 0
YR
 1
YR
 2
YR
 3
YR
 4
YR
 5
YR
 6
YR
 7
YR
 8
YR
 9
YR
 10
YR
 11
YR
 12
YR
 13
YR
 14
YR
 15
Ne
t O
pe
rat
ing
 In
co
me
Pa
rki
ng
$0
$0
$0
$4
97
,58
1
$5
12
,50
8
$5
27
,88
4
$5
43
,72
0
$5
60
,03
2
$5
76
,83
3
$5
94
,13
8
$6
11
,96
2
$6
30
,32
1
$6
49
,23
0
$6
68
,70
7
$6
88
,76
8
$7
09
,43
1
Re
tai
l 
$0
$0
$0
$1
43
,72
0
$2
96
,06
3
$3
04
,94
5
$3
14
,09
4
$3
23
,51
7
$3
33
,22
2
$3
43
,21
9
$3
53
,51
5
$3
64
,12
1
$3
75
,04
4
$3
86
,29
6
$3
97
,88
5
$4
09
,82
1
Of
fic
e M
ark
et
$0
$0
$0
$4
,74
9,7
99
$9
,78
4,5
86
$1
0,0
78
,12
4
$1
0,3
80
,46
7
$1
0,6
91
,88
1
$1
1,0
12
,63
8
$1
1,3
43
,01
7
$1
1,6
83
,30
8
$1
2,0
33
,80
7
$1
2,3
94
,82
1
$1
2,7
66
,66
6
$1
3,1
49
,66
6
$1
3,5
44
,15
6
Re
sid
en
tia
l M
ark
et
$0
$0
$0
$2
70
,48
1
$5
57
,19
0
$5
73
,90
6
$5
91
,12
3
$6
08
,85
7
$6
27
,12
2
$6
45
,93
6
$6
65
,31
4
$6
85
,27
4
$7
05
,83
2
$7
27
,00
7
$7
48
,81
7
$7
71
,28
2
To
tal
 NO
I
$0
$0
$0
$5
,66
1,5
81
$1
1,1
50
,34
8
$1
1,4
84
,85
9
$1
1,8
29
,40
4
$1
2,1
84
,28
6
$1
2,5
49
,81
5
$1
2,9
26
,30
9
$1
3,3
14
,09
9
$1
3,7
13
,52
2
$1
4,1
24
,92
7
$1
4,5
48
,67
5
$1
4,9
85
,13
5
$1
5,4
34
,68
9
Va
lue Pa
rki
ng
$0
$0
$8
,29
3,0
14
$8
,54
1,8
04
$8
,79
8,0
58
$9
,06
2,0
00
$9
,33
3,8
60
$9
,61
3,8
76
$9
,90
2,2
92
$1
0,1
99
,36
1
$1
0,5
05
,34
2
$1
0,8
20
,50
2
$1
1,1
45
,11
7
$1
1,4
79
,47
1
$1
1,8
23
,85
5
$1
1,8
23
,85
5
Re
tai
l 
$0
$0
$2
,61
3,0
93
$5
,38
2,9
72
$5
,54
4,4
61
$5
,71
0,7
95
$5
,88
2,1
19
$6
,05
8,5
82
$6
,24
0,3
40
$6
,42
7,5
50
$6
,62
0,3
76
$6
,81
8,9
88
$7
,02
3,5
57
$7
,23
4,2
64
$7
,45
1,2
92
$7
,67
4,8
31
Of
fic
e M
ark
et
$0
$0
$8
6,3
59
,98
4
$1
77
,90
1,5
67
$1
83
,23
8,6
14
$1
88
,73
5,7
72
$1
94
,39
7,8
45
$2
00
,22
9,7
81
$2
06
,23
6,6
74
$2
12
,42
3,7
74
$2
18
,79
6,4
87
$2
25
,36
0,3
82
$2
32
,12
1,1
93
$2
39
,08
4,8
29
$2
46
,25
7,3
74
$2
53
,64
5,0
95
Re
sid
en
tia
l M
ark
et
$0
$0
$4
,16
1,2
41
$8
,57
2,1
57
$8
,82
9,3
22
$9
,09
4,2
01
$9
,36
7,0
27
$9
,64
8,0
38
$9
,93
7,4
79
$1
0,2
35
,60
4
$1
0,5
42
,67
2
$1
0,8
58
,95
2
$1
1,1
84
,72
1
$1
1,5
20
,26
2
$1
1,8
65
,87
0
$1
2,2
21
,84
6
To
tal
 Va
lue
$0
$0
$1
01
,42
7,3
32
$2
00
,39
8,5
00
$2
06
,41
0,4
55
$2
12
,60
2,7
68
$2
18
,98
0,8
51
$2
25
,55
0,2
77
$2
32
,31
6,7
85
$2
39
,28
6,2
89
$2
46
,46
4,8
78
$2
53
,85
8,8
24
$2
61
,47
4,5
89
$2
69
,31
8,8
26
$2
77
,39
8,3
91
$2
85
,36
5,6
27
Su
mm
ary
20
18
20
19
20
20
20
21
20
22
20
23
20
24
20
25
20
26
20
27
20
28
20
29
20
30
20
31
20
32
20
33
YR
 0
YR
 1
YR
 2
YR
 3
YR
 4
YR
 5
YR
 6
YR
 7
YR
 8
YR
 9
YR
 10
YR
 11
YR
 12
YR
 13
YR
 14
YR
 15
Co
ns
tru
cti
on
 Lo
an
Co
ns
tru
cti
on
 Dr
aw
s
$0
$5
8,0
32
,46
5
$5
8,0
32
,46
5
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Lo
an
 Fe
e
$0
$2
90
,16
2
$2
90
,16
2
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Ho
ld 
Fe
e
$0
$8
7,0
49
$8
7,0
49
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Ac
cru
ed
 In
ter
es
t
$0
$3
,48
1,9
48
$3
,48
1,9
48
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Lo
an
 Pa
yo
ff
$0
$0
$0
($1
23
,78
3,2
48
)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Ca
sh
 Fl
ow
 - C
on
str
uc
tio
n L
oa
n
$5
8,0
32
,46
5
$5
8,0
32
,46
5
($1
23
,78
3,2
48
)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Pe
rm
an
en
t D
eb
t
Lo
an
 Fu
nd
ing
$0
$0
$0
$1
50
,29
8,8
75
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Lo
an
 Or
igi
na
tio
n F
ee
$0
$0
$0
($1
,50
2,9
89
)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Th
ird
 Pa
rty
 Fe
es
$0
$0
$0
($2
,00
3,9
85
)
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Int
ere
st
$0
$0
$0
$0
($6
,71
3,8
46
)
($6
,60
2,4
58
)
($6
,48
5,9
52
)
($6
,36
4,0
94
)
($6
,23
6,6
38
)
($6
,10
3,3
27
)
($5
,96
3,8
91
)
($5
,81
8,0
50
)
($5
,66
5,5
08
)
($5
,50
5,9
59
)
($5
,33
9,0
81
)
($5
,16
4,5
36
)
Pri
nc
ipa
l
$0
$0
$0
$0
($2
,42
4,6
62
)
($2
,53
6,0
50
)
($2
,65
2,5
56
)
($2
,77
4,4
14
)
($2
,90
1,8
70
)
($3
,03
5,1
81
)
($3
,17
4,6
17
)
($3
,32
0,4
58
)
($3
,47
3,0
00
)
($3
,63
2,5
49
)
($3
,79
9,4
27
)
($3
,97
3,9
72
)
Ba
lan
ce
$0
$0
$0
$0
$1
47
,87
4,2
13
$1
45
,33
8,1
63
$1
42
,68
5,6
07
$1
39
,91
1,1
94
$1
37
,00
9,3
24
$1
33
,97
4,1
43
$1
30
,79
9,5
26
$1
27
,47
9,0
67
$1
24
,00
6,0
68
$1
20
,37
3,5
19
$1
16
,57
4,0
92
$1
12
,60
0,1
20
Lo
an
 Pa
yo
ff
$1
12
,60
0,1
20
Ca
sh
 Fl
ow
 - P
erm
an
en
t D
eb
t
$0
$0
$1
46
,79
1,9
01
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($1
21
,73
8,6
28
)
Ca
sh
 Fl
ow
 - T
ota
l D
eb
t
$5
8,0
32
,46
5
$5
8,0
32
,46
5
$2
3,0
08
,65
3
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($1
21
,73
8,6
28
)
DC
R (
Pe
rm
an
en
t D
eb
t)
0.0
0
0.0
0
0.0
0
1.2
2
1.2
6
1.2
9
1.3
3
1.3
7
1.4
1
1.4
6
1.5
0
1.5
5
1.5
9
1.6
4
1.6
9
Co
ns
tru
cti
on
 Lo
an
 Pa
ym
en
ts
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
Pe
rm
an
en
t D
eb
t P
ay
me
nts
$0
$0
$0
($3
,50
6,9
74
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
To
tal
$0
$0
$0
($3
,50
6,9
74
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
($9
,13
8,5
08
)
Portland Innovation Center 83
84 Real Estate Development Workshop Summer 2017
75,405 67,864
54,294 48,865
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